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Honorable Board of Commissioners
Community Development Commission
County of Los Angeles

383 Kenneth Hahn Hall of Administration
500 West Temple Street

Los Angeles, California 90012

Dear Commissioners:

APPROVAL OF DISPOSITION AND DEVELOPMENT AGREEMENT WITH CASA

DOMINGUEZ, L.P., FOR DEVELOPMENT OF 70 UNITS OF AFFORDABLE
MULTIFAMILY RENTAL HOUSING IN UNINCORPORATED EAST RANCHO

DOMINGUEZ AND THE CITY OF COMPTON (2)
(3 Vote)

IT IS RECOMMENDED THAT YOUR BOARD:

1.

Consider the attached Environmental Assessment/Mitigated Negative
Declaration prepared pursuant to the requirements of the California
Environmental Quality Act (CEQA), together with any comments
received during the public review process, for the development of
Casa Dominguez, a 70-unit affordable multifamily rental housing
development (the Project), located at 15787 South Atlantic Avenue
(the Site) in the East Rancho Dominguez Redevelopment Area in the
unincorporated community of East Rancho Dominguez and in the City
of Compton.

Find that after the incorporation of the mitigation measures identified
in the Mitigation and Monitoring Plan, and required as a condition of
project approval, the development of the Project will not have a
significant effect on the environment; approve the Environmental
Assessment/Mitigated Negative Declaration; find that the Project will
have no adverse effect on wildlife resources; and authorize the
Executive Director of the Community Development Commission to
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complete and file with the County Clerk a Certificate of Exemption for
the project described above.

3. Find that the Environmental Assessment/Mitigated Negative
Declaration reflects the independent judgment of the Commission,
and instruct the Executive Director to file with the County Clerk a
Notice of Determination, as required by CEQA; and instruct the
Executive Director to take any and all actions necessary to complete
the implementation of this environmental review action, for the Project
described above.

4. Approve a Disposition and Development Agreement (DDA), presented
in substantially final form, between the Commission and Casa
Dominguez L.P., a California Limited Partnership (Developer), for
development of the Project at the Site.

5. Authorize the Executive Director to approve the sale of the Site to the
Developer for the appraised price of $1,685,000 and execute a Land
Acquisition Loan in the same amount, to be evidenced by a
Promissory Note and secured by a subordinated Deed of Trust in
favor of the Commission.

6. Authorize the Executive Director to provide a loan of $5,009,411 in
HOME Investment Partnerships Program (HOME) funds for
construction and permanent financing.

7. Authorize the Executive Director to set aside up to $500,941 in HOME
funds for unforeseen costs related to predevelopment, construction,
and permanent financing of the Project.

8. Authorize the Executive Director to provide a contingency of up to
$105,000 in tax increment housing set-aside funds from the East
Rancho Dominguez Redevelopment Project Area for unforeseen
costs related to construction and permanent financing of the Project.

9. Authorize the Executive Director to execute documents, following
approval as-to form by-County Counsel, to subordinate the loans to
permitted construction and permanent financing, to enter into any
necessary intergovernmental, interagency, -or inter-creditor
agreements, and to execute and modify all related documents as
necessary for the implementation of said development.
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PURPOSE /JUSTIFICATION OF RECOMMENDED ACTION:

The purpose of the action is to approve a DDA between the Commission and the
Developer for acquisition, construction and permanent financing of 70 units, 69 of which
will be affordable to very low-income households, in the unincorporated community of
East Rancho Dominguez and the City of Compton.

FISCAL IMPACT/FINANCING:

There is no impact on the County general fund. The loan of $5,009,411 in HOME funds
will be evidenced by a Promissory Note and secured by a Deed of Trust for construction
and permanent financing with a term of 55 years at three percent simple interest. It is
anticipated that the HOME loan will be partially repaid with a loan of approximately
$2,000,000 City of Industry Redevelopment Housing Set-Aside Funds for permanent
financing.

In addition, a 10 percent contingency, in-the amount of $500,941 in HOME funds, is
being set aside for unforeseen costs related to predevelopment, construction and
permanent financing of the Project.

The Developer will also execute a Community Development Block Grant Land
Acquisition Loan of $1,685,000 for the appraised value of the Site. The loan will have a
term of 55 years at three percent simple interest, and will be evidenced by a Promissory
Note and secured by a subordinated Deed of Trust in favor of the Commission.

A contingency of up to $105,000 in tax increment housing set-aside funds from the East
Rancho Dominguez Redevelopment Project Area will be available for unforeseen
development costs.

The Project will have a development cost of $23,424,993. Private sources of permanent
financing include $14,176,382 in tax credit equity from the Limited Partners, $1,849,200
from a conventional loan, $385,000 from the Federal Home Loan Bank's Affordable
Housing Program and $320,000 in deferred developer fees.

All funds are included in the Commission’s approved Fiscal Year 2006-2007 budget.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS:

In November 2003, the Commission held community meetings regarding future
development of the Site. Also in November 2003, a Request for Proposals was issued
to identify a firm that would develop the Site. As a result five proposals were received.
The City of Compton was given an opportunity to participate in review of the proposals.
As a result, the Developer's “Casa Dominguez” project was selected.
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On August 3, 2004, your Board approved an Agreement to Negotiate Exclusively
(Agreement) between the Commission and the Los Angeles Community Design Center,
a non-profit public benefit corporation and the General Partner of Casa Dominguez L.P,
to negotiate for the development of the Site. On June 14, 2005, your Board extended
the Agreement for an additional 180 days. Since that time, the Commission and
Developer have continued to negotiate in good faith to finalize all of the details
contained in the attached DDA.

The Site consists of six contiguous parcels of land totaling 77,000 square feet. It will
provide one three-bedroom unit for the on-site manager, and 10 one-bedroom units,
26 two-bedroom units, 23 three-bedroom units, and 10 four-bedroom units, all
affordable to households with incomes that do not exceed 50 percent of the area
median income for the Los Angeles-Long Beach Metropolitan Statistical Area,
adjusted for family size, as established by the U.S. Department of Housing and Urban
Development (HUD). Seven of these units will be reserved for Emancipated Foster
Youth between the ages of 18 and 24. The Project is designed to provide the
residents with a series of courtyards with outdoor space for children of all ages, as
well as multiple community rooms and study lounges on the ground floor.

The Project will also include a family development center available to the public, which
will serve the entire community at low cost. The family development center will include
a 7,500 square foot childcare center, which will accommodate 66 children, a primary
care health clinic, which will insure children have access to health care very early in life
and a parent and family resource center.

Most of the Site is located in the unincorporated County area, but approximately one-
sixth of the Site is located within the City of Compton. In addition, the Site is located
within the East Rancho Dominguez Project Area. The Redevelopment Plan for the

Project Area is currently being amended to be consistent with the development of _

affordable housing.

ENVIRONMENTAL DOCUMENTATION:

An Environmental Assessment was prepared for the Project pursuant to the
requirements of the National Environmental Policy Act of 1969 (NEPA). This document
describes the proposed Project, evaluates the potential environmental effects, and’
describes the mitigation measures necessary to avoid potentially significant
environmental effects from the Project. Based on the conclusions and findings of the
Environmental Assessment, a Finding of No Significant Impact was approved by the
Commission on May 11, 2004. Following the required public and agency comment
period, HUD issued a Release of Funds for the project on May 30, 2004.

Consistent with the provisions of the CEQA Guidelines, Article 14, Secﬁon 15221,
notice was provided to the public that the Environmental Assessment would be used in
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place of an Initial Study to satisfy CEQA requirements. The Environmental
Assessment/Mitigated Negative Declaration was circulated for public review as required .
by state and local law, and the Environmental Assessment/Mitigated Negative
Declaration, in conjunction with the Mitigation and Monitoring Plan, meets the
requirements of CEQA.

Approval of the Environmental Assessment/Mitigated Negative Declaration, including
the Mitigation and Monitoring Plan, and filing a Notice of Determination with the County
Clerk will satisfy CEQA requirements. A fee must be paid to the State Department of
Fish and Game when certain notices required by CEQA are filed with the County Clerk.
The Commission is exempt from paying this fee when your Board finds that the project
will have no significant impact on wildlife resources. The Project is located in an urban
setting, and the Environmental Assessment/Mitigated Negative Declaration concludes
there will be no adverse effect on wildlife resources.

The environmental review record for this project is available for viewing by the public
during regular business hours at the Commission’s main office, located at 2 Coral
Circle in the City of Monterey Park.

IMPACT ON CURRENT PROGRAM:

The proposed actions will increase the supply of affordable housing in unincorporated
Los Angeles County.

Respectfully submitted,

CARLOS JACKS
Executive Directo

CJ:LK

Attachments: 4



Attachment A
HOUSING FINANCIAL ANALYSIS
CASA DOMINGUEZ

The following is an analysis of funding for the project:

Development Phase:

Total

Sources

Conventional Loan $14,132,048 $201,886
LA County HOME - BMIR 5,009,411 71,563
CDBG - Land Acquisition 1,685,000 24,071
FHLB/AHP 385,000 5,500
Deferred Costs 1,023,250 14,618
Tax Credit Equity 1,190,284 17,004
TOTAL $23,424,993 $334,642
Permanent Phase:

Sources

Conventional Loan $1,849,200 $26,417
LA County HOME - BMIR 3,009,411 42,992
City of Industry Funds (Proposed) 2,000,000 28,571
CDBG - Land Acquisition 1,685,000 24,071
FHLB/AHP 385,000 5,500
Deferred Developer Fee 320,000 4,571
Tax Credit Equity 14,176,382 202,520
TOTAL $23,424,993 $334,642

Per Unit Cosf
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DISPOSITION AND DEVELOPMENT AGREEMENT

Transaction Summary

Project Name: Casa Dominguez

Borrower Name: CASA DOMINGUEZ, L.P.

Limited Partnership O LLC  Nonprofit Public Benefit Corporation OOther

HOME Funds:

HOME Predevelopment/Construction Loan Amount: $5,009,411 Interest Rate: 3% simple,
10% Default,

HOME Permanent Loan Amount: $3,009,411

HOME Loans Repayment term: 55  years. Repayment type: X residual receipts: pro rata
share of (70%) of residual receipts shared with other residual receipts loans.

CDBG Funds:

CDBG Land Acquisition Loan Amount: $ 1,685,000 Interest Rate: 3% simple, 10% Default

CDBG Loans Repayment temm: 55  years. Repayment type: X residual receipts: pro rata
share of (70%) of residual receipts shared with other residual receipts loans.

Total Number of Units in Project: 70 Number of assisted units 69

Location (Jurisdiction): Unincorporated East Rancho Dominguez and City of Compton

Site Acreage: _2.75 _acmes

Project Type: rental for O Seniors ___ years and older Families
O special needs (specify:

Use of HOME Funds: O Acquisition Predevelopment Construction Permanent

O Collateral Pledge
(0 Rehabilitation O

Use of CDBG Funds: X Acquisition EJ Construction Permanent
O Collateral Pledge O Rehabilitation [
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Affordability 55 _ years,; No./size of HOME units, income levels: __69

HOME units.**

0 Bedroom | 1 Bedroom | 2 Bedrooms | 3 Bedrooms | 4 Bedrooms | Totals
30% Income® 1 3 3 1 8
45% Income* 2 4 4 2 12
50% Income” 7 19 16 7 49
Manager 1 1
Totals 10 26 24 10 70

+ " Area Median Income
e ™ 7 units reserved for Emancipated Foster Youth

Other Permanent Project Financing Sources / Priority Relative to Commission Loans:

Note: Final funding amounts are subject to change.

Xsenior Ojunior Oparity/NA

Osenior Ojunior Xparity/NA

Osenior Ojunior Xparity/NA

Osenior Xjunior Oparity/NA

(1) Conventional Loan 31,849,200
(2) City of Industry (proposed) $ 2,000,000
(3) Tax Credits $14,176,282
(4) FHLB AHP $ 385,000
(5) Deferred Developer Fee $ 320,000

Osenior Ojunior Oparity/NA

The foregoing Transaction Summary is provided for the convenience of the parties. In case of
any conflict, the detailed temms below and/or in the attachments to this Agreement shall control.

Casabominguez/DDA/G-20-06



THIS DISPOSITION AND DEVELOPMENT AGREEMENT (“Agreement”) is made as of the

day of , 2006, by and between the COMMUNITY DEVELOPMENT

COMMISSION OF THE COUNTY OF LOS ANGELES, a public body corporate and politic

(“Commission”), and Casa Dominguez, L.P., a California Limited Partnership (listed in the

Transaction Summary above) (“Borrower”). Commission and Borrower are sometimes referred to
collectively herein as the “Parties” and each individually as a “Party’”.

RECITALS

A WHEREAS, the Commission issued a Request for Proposals (‘RFP”) on November 17,
2003, for the development of certain real property located at 15787 South Atlantic Avenue (the
“Site”} in the East Rancho Dominguez Community Redevelopment Project Area (the "Project Area”)
in the unincorporated County and the City of Compton, and said RFP is incorporated herein by this
reference in its entirety as though fully set forth.

B. WHEREAS, this Agreement is in response to the RFP, and the subsequent Agreement
to Negotiate Exclusively, which was entered into between the Borrower and the Commission on
August 31st, 2004 in accordance with the RFP's requirements, following selection of the
Borrower’s Development Proposal (“Development Proposal”).

C. WHEREAS, Borrower desires to borrow the principal amount of up to FIVE MILLION NINE
THOUSAND FOUR HUNDRED ELEVEN DOLLARS ($5,009,411) ("HOME Loan ") which shall be
provided from the HOME Investment Partnerships Program, 24 CFR Part 92 ("HOME"} Program
funds, as described further below . The HOME Loan will be evidenced by a promissory note (the
“HOME Note") attached hereto as Exhibit “C-1.", and secured by a Deed of Trust, in the form
attached hereto as Exhibit “D,” (the “Commission Deed of Trust”).

D. WHEREAS, the Borrower desires to borrow the principal amount of ONE MILLION SIX
HUNDRED EIGHTY FIVE THOUSAND DOLLARS ($1,685,000) in Community Development Block
Grant Program (CDBG) funds allocated to the Second Supervisorial District,(*CDBG Land
Acquisition Loan"), together with the HOME Loan collectively known as the Commission Loans
(*Commission Loans"). The CDBG Land Acquisition Loan will be evidenced by a promissory note
(the "CDBG Land Acquisition Note”) attached hereto as Exhibit “C-2" and secured by the
Commission Deed of Trust.

E. WHEREAS, the Project will be developed on the Site, which is legally described on Exhibit
“B” to this Agreement. A detailed Project description is attached hereto as Exhibit “G”, and reduced
site plans and elevations for the Project are attached as Exhibit “I".

F. WHEREAS, other sources of financing for the Project are anticipated to include, but may not
be limited to (i} senior lien financing listed in the Transaction Summary above ("Senior Financing”),
to which the Commission shall expressly subordinate the lien of the Commission’s Deed of Trust
and any regulatory agreement recorded in connection therewith; (i) financing junior in priority to the
liens of the Deeds of Trust as listed in the Transaction Summary above (“Junior Financing”); and (iii)
other financing sources listed in the Transaction Summary above (“Other Financing”).

G. WHEREAS, Borrower intends to apply for Industry funds in the amount of $2,000,000 and
should said Industry funds be awarded, may be used to repay all or a part of the HOME loan.

H. WHEREAS, Borrower shall cause the zoning of the Site (including obtaining any zone
change, general plan amendment, redevelopment plan amendment, conditional use permit, and any
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other needed permit, variance, or approval) to be such as to permit the development of the Project
by the Borrower.

l. WHEREAS, development and operation of the Project on the terms and conditions provided
in this Agreement will provide affordable housing opportunities for low-income persons as described
in the Transaction Summary above, including the provision of seven (7) units of the housing units for
Emancipated Foster Youth. The Borrower will provide supportive services ("Supportive Services”) to
the extent described in Section 8 below and in Exhibit “H”. Additionally, the Project will provide
community services (“Community Services”) consisting of a childcare center, health ¢linic, family and
parent resource center, which services shall be provided to Project residents as well as the
surrounding community, as more particularly described in Exhibit "H".

[. WHEREAS, as more particularly provided below, Borrower will deliver to the Commission,
among other items, the HOME Note, CDBG Land Acquisition Note, Commission Deed of Trust and
the "CC&R's" (as those terms are defined below) to secure repayment of the Commission Loan by
Borrower as provided herein and to ensure that the affordability and habitability of the Project is
maintained in accordance with the terms of those instruments and this Agreement.

J. WHEREAS, the Commission desires to make available the Commission Assistance and
convey the Site to Bomower, on the terms and conditions set forth herein.

NOW, THEREFORE, the Parties agree as follows:

DISPOSITION AND DEVELOPMENT
AGREEMENT

1.0 PURPOSE OF AGREEMENT

1.1 Scope of Work.

The Borrower shall construct, or cause to be constructed, the Project on the Site as
described further in Exhibit “G”, and depicted in Exhibit “I”. In addition to the housing units with
affordability restrictions as described in the Transaction Summary, the Project will provide
Community Services (“Community Services"), including a childcare center, health clinic, and parent
resource center, as further described in Exhibit “H”, which shall occupy a standalone structure with
services available to project residents as well as the general public.

The Borrower shall reserve seven (7) units of the housing units in the Project to
provide permanent housing for income-qualified Emancipated Foster Youth between the ages of 18
and 24 who were previously in the Los Angeles County Department of Children and Family
Services Foster Care or Probation Department’s Delinquency systems (*“Emancipated Foster
Youth"). For a period of One Hundred Eighty (180) days from the date of this Agreement, Borrower
shall negotiate diligently and in good faith to the satisfaction of the Commission to enter into a
Master Lease Agreement or other acceptable arrangement for such units with a third party
organization approved by the Commission. If upon the expiration of that period, Borrower
demonstrates to the satisfaction of the Commission that master-leasing units is not feasible, within
30 days, Commission shall issue written notice of waiver of this requirement.
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2.0 PROMISSORY NOTES; LOAN REPAYMENT.

2.1 Notes
As one of the conditions to conveyance of the Site and disbursement of
funds under Section 6 below, Borrower shall execute the HOME Note and CDBG Land Acquisition
Note, collectively the Commission Notes (the "Commission Notes") in the form of Exhibits "C-1and
C-2" attached hereto, which Notes set forth terms and conditions for the repayment of the

Commission Loan. The Commission Notes shall be secured by the Commission Deed of Trustin
the form of Exhibit “D” attached hereto.

2.2 Interest

The disbursed and unpaid principal balance of the Commission Loan shall bear
interest commencing on the date on which such Commission Loan proceeds are first disbursed for
the account of Barrower as provided herein, and ending on the date paid, at the rate of three
percent (3%) per annum, simple interest, (“Commission Basic Rate”). Interest shall be computed on
the basis of actual number of days elapsed and a three hundred sixty (360) day year.
Notwithstanding the foregoing, and without limiting any other remedy of the Commission, amounts
not paid by Borrower when due shali bear interest from the date due to the date paid at the rate of
seven (7) units per annum (“Commission Default Rate”).

2.3 Payment Dates and Amounts; Term

As set forth in greater detail in the Notes, Borrower shall repay the Commission
Loans, together with accrued interest in arrears, in annual installments on the 15™ day of March of
each calendar year for the previous fiscal year, commencing on March 15, 2010. Absent
prepayment or acceleration, each of the annual payments due March 15, 2010 through and
including March 15, 2064 (“Maturity Date”) shall be in an amount equal to a pro-rata percentage
share of seventy percent (70%) of all “Residual Receipts” (as defined in the Notes} for the prior
calendar year. The pro-rata percentage share of seventy percent (70%) of all Residual Receipts will
be calculated by dividing the outstanding principal balance of the Commission Loans by the sum of
the outstanding principal balance of the Commission Loans and the outstanding principal balances
associated with all other Residual Receipts loans, including the proposed Industry Residual
Receipts Loan. Residual Receipts shall be calculated and reported to Commission annually for each
fiscal year no later than March 15" of the following calendar year on forms specified and provided by
Commission from time to time. All calculations and records are subject to audit by Commission.
Notwithstanding any other provision of the Notes or this Agreement, unless due sooner, the entire
outstanding principal balance of the Loans together with any outstanding interest and any other
sums payable under the Notes shall be due and payable in full on the Maturity Date.

The term of this Agreement (the “Term”) shall be from the date of this Agreement
through and including the Maturity Date, provided, however, that the use restrictions in Secticn 10
and the nondiscrimination covenants in Section 11 shall extend beyond the Term as provided in
those sections.

In addition to the foregoing, as additional payment towards the outstanding balance
of the Commission Loans, within fifteen (30) days after receipt of Form 8609 from TCAC for the
Project, Borrower will repay to Commission one hundred percent (100%) of any Unexpended
Development Funds up to the unpaid principal balance of the Commission Loanss. Unexpended
Development Funds is defined as (1) the total sources of financing received by the Project as of
completion of construction and funding of all permanent financing sources, less (2) total
development costs as incorporated in the development cost audit conducted in association with the
application for the Form 8609 for the Project plus any reasonable additional costs approved by
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Commission, including construction loan interest incurred after completion of the cost certification
but prior to permanent loan conversion. Unexpended Development Funds include, but are not
limited to any cost savings and unused contingency funds. Borrower shall promptly inform
Commission of any changes in the amount, terms and/or sources of financing or funding of the
Project. Unless otherwise approved by Commission, any increases in a financing source shall be
utilized to repay Commission’s loan amounts up to the unpaid principal balance of the Notes.

2.4 Payments Due on Transfer or Refinance.

In addition to the payments provided in Section 2.3 above, and subject to the terms of
the Senior Financing, Borrower shall pay to Commission towards (but not to exceed) any
outstanding amounts associated with the Notes, the “Applicable Percentage” of “Net P